2022 Local Board of Appeal and Equalization

Petitioner # 88
Olga Ugorets
17687 83rd Ave N
19-119-22-11-0038

2022 Assessed Value: $352,900
Recommendation: No Change

This report is not an appraisal as defined in M.S. § 82B.02 (subd.3) nor does it comply with the Uniform Standards of
Professional Appraisal Practice. It is intended to be used as a reference only and any use other than its intended use is
prohibited and unlawful The author does not represent this to be an appraisal and is not responsible for any inappropriate use.

It is a report of public records using a mass appraisal technique.



City of Maple Grove

Assessing Department
2022 Local Board of Appeal and Equalization
Staff Report

Petitioner # 88
Property Owner(s): | Olga Ugorets
Property Address: 17687 83rd Ave N

PID #: 19-119-22-11-0038
Market Value
Assessment Year 2022 $352,900
Assessment Year 2021 $292,300
Assessment Year 2020 $274,300

Sale: |July 14,2016 $190,000

Assessor Recommendation:

No Change

Appraiser: Last Inspection Date:
Markus Yager July 1, 2020
Comments:

PETITIONER'S CONCERNS

Petitioner has concerns regarding the increase in their estimated market value, and they would like
to appeal their value before the Local Board of Appeal & Equalization. Petitioner has a financing
appraisal indicating a value of $342,000 and believes the estimated market value should be
lowered to match.

DESCRIPTION OF THE SUBJECT

The subject property is a single-family home located in the The Neat Pig development. The site is
0.36 acres in size. The structure is a 1970 split entry with 1,056 sq.ft. above grade and a partial
basement that is finished. The kitchen and one bathroom have been remodeled. The subject also
has a one car tuck under garage. The subject is located one block off Weaver Lake.

COMPARABLE SALES INFORMATION

All three comparable sales are split entry homes built between 1978 and 1985. All three
comparable sales are similar in size above grade and have finished basements. All three are
located in the subject property's neighborhood. Finally, all three comparable sales are adjusted for
differences to the subject property.
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ADDITIONAL COMMENTS

Petitioner provided a financing appraisal dated 3/14/2022 with an indicated value of $342,000.
Financing appraisals are prepared for a different user and purpose. Consequently, the rules
established for financing appraisals vary from those established for property tax appraisals. The
assessor's office reviewed their appraisal and do not believe it is a good indication of value for
property tax purposes for the following reasons:

1. No adjustments are made for market conditions. Because of the strong appreciation in the
market and the nessessary sale price adjustments lacking in this appraisal, this accounts for the
difference in the financing appraisal value and the subject's estimated market value. When
adjusted for market conditions, these sales support the 2022 estimated market value.

2. Two of the three comparable sales the financing appraisal uses (8254 Peony La N and 16310
Lake Ridge Dr N) are ramblers versus the split entry style of the subject property. Comparable
sales that match the style of the subject property are used for property tax appraisals when
available.

CONCLUSION

When adjusted for differences between the subject and comparable sales, the market indicated
value of the subject is $380,600. Consequently, the sales support the 2022 estimated market
value.

Minnesota Statute 270.12 requires that sale prices used to establish estimated market value for
property tax purposes are adjusted for changes in market conditions between the sale date and the
assessment date. Due to what happened in the real estate market in 2021, these market condition
adjustments were large, resulting in significant growth between the 2021 and 2022 assessments.

Previous Value AdjustmentyBoard Appearance:
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Subject Data Summary

PID #: 19-119-22-11-0038

Property Address: 17687 83rd Ave N
Maple Grove, MN 55311

Multiple Address: No

Lot/Block: 001/001

Addition: The Neat Pig Addition

Legal(120):

Owner(s): Olga Ugorets

Property Classification: Residential - Non-Homestead

2022 EMV: 352,900

2021 EMV: 292,300

2020 EMV: 274,300

Last Sale: 7/14/2016 - 190,000 - Warranty Deed - 01

Lot Size: 15,830 Sq.Ft. /.36 Acres

Zoning: R2

Dwelling Type: Single Family

Style: Split Entry/Foyer

Bedrooms: 4

Baths: 2

Actual Year Built: 1970

Gross Building Area: 1,056

Basement Area: 1,056

Bsmt Finished %: 53

Total Finished Sq Ft: 1,616

Garage #1: 1 Car Tuck Under

Garage #2: None

2022 Board of Appeal and Equalization 4 Petitioner # 88



Additional Subject Photos
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Subject Sketch
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PID

Address
Neighborhood
Sale Price

Sale Date

Cash Equivalent
Price Per Sq. Ft.
Dwelling Type
Style

Property Area
Actual Age
Effective Age

Ist Floor Area
Total GBA
Finished Area
Basement Area
Basement Finished (%)
Total Bedrooms
Total Bathrooms
Garage 1 Floor Area
Garage | # of Cars
Garage 1 Placement
Total # of Cars
Walkout Type

Air Conditioning
Pool Area-Total
Fireplaces

Deck Area-Total
Porches

Lake

Subject Value

1911922110038
17687 83rd Ave N
1912

$190,000
07/14/2016

$179.92
Single Family
Split Entry/Foyer
15,830

1970

1983

1,056

1,056

1,616

1,056

53%

4

2

420

1

Tuck Under

1

Central

1
192

$380,600

Sales Comparables
Comparable 2

Comparable 1

181192243003 1
8685 Shadyview Ct N
1912

$335,000
11/06/2020
$330,000
$334.69

Single Family
Split Entry/Foyer
15,959

1985

1989

986

986

1,871

912

97%

3

2

538

2

Attached

2

Standard Walkout
Central

276

34.0%

1911922120061
8335 Shadyview La N
1912

$350,000
04/02/2021
$348,000
$336.88

Single Family
Split Entry/Foyer
12,215

1978

1981

1,033

1,033

1,953

1,000

92%

4

2

484

2

Attached

2

Central

200

33.0%

Comparable 3

1811922430026

18192 Weaver Lake Dr N
1912

$378,500

09/28/2021

$361.51
Single Family
Split Entry/Foyer
15,000

1984

1994

1,047

1,047

1,902

950

90%

4

2

400

2

Attached

2

Central
1

2747
113

33.0%
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Information Provided by the Petitioner






22014272
File No. 22-0422B

03/14/2022

Movement Mortgage
1434 Crossways Blvd, Suite 250
Chesapeake, VA, 23320

File Number: 22-0422B

Dear Client:
In accordance with your request, | have appraised the real property at:
17687 83rd Ave N
Maple Grove, MN 55311
The purpose of this appraisal is to develop an opinion of the market value of the subject property, as improved.
The property rights appraised are the fee simple interest in the site and improvements.
In my opinion, the market value of the property as of March 14, 2022 Is:
$342,000

Three Hundred Forty-Two Thousand Dollars

The attached report contains the description, analysis and supportive data for the conclusions,
final opinion of value, descriptive photographs, limiting conditions and appropriate certifications.

Sincerely,

Brad Dickinson
CRRPA
#40161740

BD:ka

2855 Anthony Lane S, Suite 145, Minneapolis, MN 55418




BCL APPRAISALS

22014272
Uniform Residential Appraisal Report File No. 22-0422B
The purpose of this summary appraisal report is to provide the lender/client with an accurate, and adequaiely supported, opinion of the market value of the subject property
Property Address 17687 83rd Ave N City Maple Grove State MN _ Zip Code 55311
Borrower Olga Ugorets Owner of Public Record Olga Ugorets County Hennepin
Legal Description Lot 001 Block 001 The Neat Pig Addn
Assessor's Parcel # 19-119-22-11-0038 Tax Year 2022 RE.Taxes S 3,548
Neighborhood Name The Neat Pig Add Map Reference 76-C2 Census Tract 267.15
] Occupant [:]Owner Tenanl D Vacant Special A s § 0 DF’UD HOAS O Dper year Dper month

2| Property Rights Appraised Fee Simple D Leasehold D Other (describe)

Assignment Type [:] Purchase Transaction Refinance Transaction D Other (describe)

Lender/Client Movement Mortgage Address 1434 Crossways Blvd, Suite 250, Chesapeake, VA 23320
Is the subject property currently offered for sale or has it been offered for sale in the lwelve'monlhs prior 1o the effective date of this appraisal? D Yes No
Report dala source(s) used, offering price(s), and date(s). NMLS

| D did D did not analyze the contract for sale for the subject purchase transaction. Explain the results of the analysis of the contract for sale or why the analysis was not performed.

4 Convract Price S Date of Contract s the property seiler the owner of public record? [:]Yes D No  Data Source(s,
=1 IS there any financial assistance (loan charges, sale concessions, gift or downpayment assistance, etc ) to be paid by any party on behaif of the borrower? D Yes No
i8] [f Yes, report the total dollar amount and describe the items to be paid.

Note: Race and the racial composition of the neighborhood are not appraisal factors.

Neighborhood Characteristics One-UnitHousing Trends One-Unit Housing Present Land Use %
Location |_JUrban X Suburban Rural Property Values | Jincreasing X | Stable Declining PRICE AGE __| One-Unit 90 %
Built-Up | X) Over 75% 25-15% Under 25% | Demand/Supgly (X Shortage In Balance Over Supply | ${000) (yrs) 2-4 Unit 3%
Growth Rapid X Stable Slow Marketing Time | X]Under 3 mihs 3-6 mths Qver 6 mths 220 Low 1 | Multi-Family 2%
Neighborhood Boundaries  Neighborhood boundaries are described as County Road 30 to the north, | 1,100 High 115 | Commercial 5%
Interstate 94 to the east, Bass Lake Road to the south and Highway 101 to the west. 356 Pred. 42 { Other %

Neighborhood Description  See Attached Addendum

Market Conditions (including support for the above conclusions) See Attached Addendum

Dimensions 108.66 x 161.64 x 111.44 x 28 x 140.13 Area 15682 sf Shape Rectangular view B;Partial Lake;
Specific Zoning Classification R-2 Zoning Description Single Family Residential District

Zoning Compiiance Legal [:] Legal Nonconforming (Grandfathered Use} D No Zoning D lltegal (describe)

s the highest and best use of the subject property as improved {or as proposed per plans and specifications) the present use? Yes D No I No, describe. See Attached
Addendum

Utilities Public Other (describe) Public Other (describe) Off-siteImprovements—Type Public Private
Electricity X 100 Amp CB Water X Street Bituminous X
Gas X Natural Gas Sanitary Sewer X Aley None
FEMA Special Flood Hazard Area Oves No  FEMA Flood Zone X FEMAMap# 27053C-0157F FEMA Map Date 11/04/2016
Are the uulities and off-site improvements typical for the market area? Yes [:] No __Ii No, describe.

Are there any adverse site conditions or external factors (easements, encroachments, environmental conditions, land uses, etc.)? D Yes No  |f Yes. describe.

GENERAL DESCRIPTION FOUNDATION EXTERIOR DESCRIPTION  materialsicondition | INTERIOR mateials/condition

Units One DOne with Accessory Unit Concrete Slab_ {__J Crawl Space Foundation Walls Conc Block/Gd Fioors Hwd-Cpt/Gd
4 of Stories 1 Full B it {XJPartial B Exterior Walls Wood-Brick/Gd Walls Sheetrock/Gd
Type Del. DAH DS-DeLIEnd Unit| Basement Area 720 sq. ft. | Roof Surface AsphltShngl/Gd TrimiFinish _ Qak/Gd
Existing D Proposed D Under Const. | B: Finish 35 % | Gutters & Downspouts Aluminum/Gd Bath Floor Cerm Tile/Gd
Design (Style) Split [:] Quiside Entry/Exit D Sump Pump | Window Type Glider/Gd Bath Wainscot_Cerm Tile/Gd
Year Buit 1970 Evidence of () Infestation Storm Sash/insulated_Combination/Gd | Car Storage [ JNone
Eifective Age (Yrs) 15 D Dampness S Screens Yes/Gd Driveway #ofCars 1
Altic None Heating FWA D HWBBI D Radiant | Amenities WoodStove(s) #0 | Driveway Surface Bituminous

Drop Stair Stairs DOlhef l Fuel Nat Gas X Fireplace(s) # 1 Fence None X)Garage  4ofCars 1

Floor X Scuttle Cooling Cenlral Air Conditioning X] Patio/Deck Deck Porch None Carport _ #ofCars Q

Finished Heated Individuai IBOlher Pooi None Qther None AlL. D Del. Built-in |
Appliances Refrigerator Range/Qven X Dishwasher [:] Disposat Microwave Washer/Dryer Other {describe)
Finished area above grade conlains: 6 Rooms 3 Bedrooms 1.0 Bath(s) 1,056 Square Feet of Gross Living Area Above Grade

Additional features (special energy efficient items, elc.). _Freestanding appliances have been checked for information only. They are not included in

the appraised value.

Describe the condition of the property {including needed repars, deterioration, renovations, remodeling, etc).  C3;Kitchen-updated-one to five years ago;Bathrooms-
updated-one to five years ago;The subject property is in overall good condition, or C3. The kitchen and bathrooms have been updated
within the past one to five years. The kitchen with hardwood flooring, stainless steel appliances, granite counter tops, cupboards and
cabinets. The bathrooms with ceramic flooring, tiling, vanity and granite counter tops. Since purchase, the homeowner has added a
new bathroom in the lower level, replaced flooring in the lower level, new driveway, new furnace and central < continued in addendum >
Are there any physical deficiencies or adverse conditions that affect the livability, soundness, or structural integrity of the property? D Yes No  If Yes, describe.

IMPROVEMENT S

Does the property generally conform to the neighborhood (functional utility, style, condition, use, construction, etc.)? Yes D No  If No, describe,

Freddie Mac Form 70 March 2005 UAD Version 9/2011 Produced using ACI softwarc, BOG 234 8727 www aoweb com Fannie Mae Form 1004 March 2005
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BCL APPRAISALS

22014272
Uniform Residential Appraisal Report File No. 22-04228
Thereare O comparabie properties currently offered for sale in the subject neighborhood ranging int price from § 0 10s 0
Thereare 8  comparable sales in the subject neighborhood within the past twelve months ranging in sale price from$ 340,000 s 465,000
FEATURE I SUBJECT COMPARABLE SALE NO.1 COMPARABLE SALE NO. 2 COMPARABLE SALE NO 3
17687 83rd Ave N 8254 Peony Lane N 8335 Shadyview Lane N 16310 Lake Ridge Drive
Address Maple Grove, MN 55311 Maple Grove, MN 55311 Maple Grove, MN 55311 Maple Grove, MN 55311
Proximity to Subject 0.10 miles NW 0.28 miles NW 0.89 miles NE
Sale Price $ S 340,000 3 350,000 S 353,500
Sale Price/Gross Liv. Area | § 0.00 sgf |s 283.81 sg.f $  336.54 sq i § 309.00 sq.fi
Data Source(s} NMLS #6046833;D0M 1 NMLS #5710643;DOM 4 NMLS #5758760;00M 9
Verification Source(s) CCR/CREV CCR/CREV CCR/CREV
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +{} § Adpstment DESCRIPTION +() S Adjustment DESCRIPTION () S Adjusiment
Sale or Financing ArmLth ArmLth ArmLth
Concessions Cash;0 Conv;2000 Cash;0
Date of Sale/Time s08/21,c07/21 s04/21,c03/21 s07/21,c06/21
Location N;Res; N;Res; A;Near Busy Rd; +7,000 | A;Near Busy Rd; +7,000
Leasehold/Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple
Site 15682 sf 11761 sf +1,000 [ 12197 sf +1,000 | 16988 sf 0
View B;Partial Lake; N;Res; +7,000 [ N;Res; +7,000 | B;Woods; 0
Design (Style) DT1;Split DT1;Rambler 0|DT1;Spilit DT1;Rambler 0
Quaiity of Construction Q4 Q4 -5,000 | Q4 Q4
Actual Age 52 50 0|44 0142 0
Condition C3 C3 +17,000{C3 C3
Above Grade Total [8dims|  Baths Total {8drms|  Baths Total |Bdms]  Baths +8,000 | 1otat |Bams|  Baths
Room Count 613 1.0 613 1.0 5 | 2 1.0 613 1.0
Gross Living Area 1,056 sq.tt 1,198 sq.ft -6,500 1,040 sq.ft. 0 1,144 sq.ft -4,000
Basement & Finished 720sf251sfin 766sf457sfin 0| 1040sf900sfin 0| 1144sf1000sfwo -10,000
Rooms Beiow Grade 1rrObr1.0balo 1rr1bri.0ba0o -3,000 | 2rr2br1.0balo -10,000 [ 1rr1br1.0balo -11,000
Functiona! Utility Average Average Average Average
Heating/Cooling FA/CA FA/CA FA/CA FAJ/CA
Energy Efficient ltems None None None None
Garage/Carport 1gbitdw 2gbi -10,000 { 2ga -10,000| 2ga -10,000
Porchi/Patio/Deck Deck Deck None +1.000 | Deck
Fireplaces 1F/P None +2,000 { None +2,000 [1 F/P
Fence, pool, etc. |[None None Fence -1,000 [ None
See Addi Features Equal Feat 0| Equal Feat 0] Equal Feat 0
Net Adjustment (Total) 0 D - s 2,500 + [:] 3 3 5,000 D ‘ - s 28,000
Adjusted Sale Price Net Adj 0.7% Net Adj. 1.4% NetAdj. -7.9%
of Comparables GrossAdj 15.1%|$ 342,500 | GrossAdj, 13.4% S 355,000 | GrossAd. 11.9% |5 325,500

did not research the sale or transfer history of the subject property and comparable sales. If not, explain

My research D did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisai

Data source(s) Northstar MLS/CCR/CREV

My research D did d|d not reveal any prior saies or transfers of the comparable sales for the year prior to the date of sale of the comparable saje

Data source(s) Northstar MLS/CCR/CREV

Report the results of the research and analysis of the prior sale or lransfer history of the subject property and comparable sales (repon additional prior sales on page 3)

ITEM SUBJECT COMPARABLE SALE NO. 1 COMPARABLE SALE NO. 2 COMPARABLE SALE NO. 3
Date of Prior Saie/Transfer

Price of Prior Saie/Transfer
Data Source(s) NMLS/CCR/CREV NMLS/CCR/CREV NMLS/CCR/CREV NMLS/CCR/CREV
Effective Date of Data Source(s) | 03/14/2022 03/14/2022 03/14/2022 03/14/2022

Anaiysis of prior sale or transfer history of the subject property and comparable sales ~ There is no record of the subject being listed or sold in the past 36
months.

Summary of Sales Comparison Approach.  See Attached Addendum

Bl \ndicated Vaiue by Sales Companison Approach $ 342,000

Valueby: Sales Comparison Approach$ 342,000 Cost Approach (if developed) $ Income Approach (if developed) $

Sales Comparison Analysis $342,000. The Cost Approach was not utilized due to the subject's older age and the difficulty in
determining depreciation. Income Approach was not reliable because of limited market rental data of single family homes. The Sales
Comparison Analysis has proven to be the most reliable indicator of value.

This appraisat 1s made "asis,” D subject to completion per plans and specifications on the basis of a hypothetical condttion that the improvements have been completed,

[:] subject to the following repairs or aterations on the basis of a hypothetical condition that the repairs or alierations have been completed, or D subject to the following required
inspection based on the extraordinary assumption that the condition or deficiency does not require alteration or repair. ~ 1he subject has been appraised "as is". This
report was prepared with accordance with the requirements of the Appraisal Report option of USPAP.

Based on a complete visual inspection of the interior and exterior areas of the subject property, defined scope of work, statement of assumptions and limiting

conditions, and appraiser’s certification, my (our) opinion of the market value, as defined, of the real property thatis the subject of this reportis $ 342,000

asof 03/14/2022 . which s the date of inspection and the effective date of this appraisal.

Freddte Mac Form 70 March 2005 UAD Version 912011 Produced using ACI sefiware. 800 234 8727 www acweb com Fannie Mae Form 1004 March 2005
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BCL APPRAISALS
22014272

Uniform Residential Appraisal Report Fie No. 22-04228
The subject is a three bedroom split level home that was built in 1970. It includes a living room, dining room, kitchen, three bedrooms
and a bathroom. The home has a partial basement due to its built-in garage. It is approximately 35% finished. It includes a bedroom
and a bathroom.

Additional features include central air, a two car built-in garage, a deck, a fireplace.

The overall condition of the subject property is good or C3. Three comparable sales have been selected. Estimated value is $352,000.
Adjustments to the comparable sales are as follows.

Comparable No. 1 - Upward adjustment made for inferior lot size, inferior residential view, inferior condition and a 5% for no updated
kitchen or bathrooms or updated furnace and central air. Upward adjustment for no fireplace. Downward adjustments made for superior
quality of construction. The home has steel siding which is superior to the subject's wood. It had superior gross living area at $45 per
square foot and superior finished square footage below grade at $15 per square foot. It also had a two car garage.

Comparable No. 2 - Upward adjustment made for inferior location near a busy road, inferior lot size, inferior residential view, inferior
room count with only two bedrooms above grade, no deck, no fireplace. Downward adjustments made for superior finished square
4 footage below grade at $15 per square foot, two car garage and a fenced yard.

Comparable No. 3 - Upward adjustment for inferior location near a busy road. Downward adjustment for superior gross living area at
$45 per square foot, walkout basement and superior finished square footage below grade at $15 per square foot, and a two car garage.

Buyers looking for homes in this area and price range will compare these homes and they will compare very favorably.

A file photo has been used for Comp 3 due to residents being located in the driveway at the time of my exterior inspection.

COST APPROACH TO VALUE (not required by Fannie Mae)
Provide adequate information for the tender/client io replicate the below cost figures and caiculations.
Support for the opinion of site value (summary of comparable land sales or other methods for estimating site vaiue)

ESTIMATED O REPRODUCTION OR D REPLACEMENT COST NEW OPINION OF SITE VALUE
Source of cost dala Dwelling 1,056 Sq.Ft @s 0
Quality rating {rom cost service Effective date of cost daia Bsmt: 720 Sq.Ft@s 0
Comments on Cost Approach (gross living area calculations, depreciation, elc.)
The appraiser did not complete the Cost Approach due to the Garage/Carport Sq.ft.@s$ v =$
difficulty in estimating depreciation in older properties. The typical | Total Estimateof Cost-New ... =3 0
buyer in the marketplace does not use the Cost Approach in Less Physical | Functional | External
making a purchasing decision. Depreciation =8( 0)
Depreciated Cost of Improvements ... .. ........................ =3 0
"As-is" Value of Site Imp
Estimated Remaimng Economic Life (HUD and VA only) 85 Years | INDICATED VALUE BY COSTAPPROACH ... .......... ... = §
| INCOME APPROACH TO VALUE (not required by Fannie Mae)
Estimated Monthly Market Rent $ X Gross Rent Multiplier =§ Indicated Value by Income Approach
Summary of Income Approach (including support for market rent and GRM)  The Income Approach was not used due to the lack of rental data.
PROJECT INFORMATION FOR PUDs (if applicable)
Is the per/ouitder in control of the H s Association (HOA)? DYes D No__ Unit type(s) [:] Detached DAllached
Provide the following information for PUDs ONLY if the developer/builder is in control of the HOA and the subject property is an attached dwelling unil.
Legal name of project
Total number of phases Total number of units Total number of units sold
Total number of units rented Total number of units for sale Data source(s)
Was the projeci created by the conversion of an existing building(s) inio a PUD? D Yes D No I Yes, date of conversion.
Does the project contain any multi-dwelling units? Yes No__Daia source(s)
Are the units, common elements, and recreation facilities complete? [:] Yes D No I No. describe the status of completion.
Are the common elements leased to or by the Homeowners' Association? DYes D No I Yes, describe the rental terms and options.
Describe common elements and recreational facilities.
Freddie Mac Form 70 March 2005 UAD Version 9/2011 Produced using ACI soltwarc, 800 234 8727 www 2oweb com Fannie Mae Form 1004 March 2005

Page 30l 6 1004 03UAD 12182015






